
TO : C i t y  Coutici? 

FROM : C i t y  Manager 

H E E T i N G  PATE: January 6 ,  192.8 

4GENDA TITLE: Review Proposals for  Developing a P u b l i c  Facil i t ies Financing 
P l a n  and  a General P l a n  Fiscal Impact Analysis and Recomended 
F u n d i n g  (Discussion and Appropr i a t e  Action) 

RECOWIENDED ACTION:  
prepare a public f a c i l i t i e s  f i n a n c i n g  p l a n  and a f i s c a l  impact analysis for 
the General P l a n  revision and allocate $78,000 t o  cover r e l a t e d  costs. 

T h a t  the C i ty  Council retain Nolte and Associates to 

EACKGROUND INFORMATION: 
and Bridgetown Estates F i n a l  Environmental Impact Reports t h a t  the 
~ ~ ~ u r ~ i i i ~ ~ t ~ d  impacts would require the C i t y  t o  make -- major expenditures i n  
the area o f  t r a f f i c  mi t i g a t i o n ,  water system improveiiients, sewage treatment 
plant expansion, police and f i r e  protection, a n d  park  improvements. The 
niethod i n  wh ich  the City obt3ined the r a y i r e d  f u n d s  f o r  these improvements 
was n o t  covered. 
evaluate various types of fee structures that  would allow new developments t o  
pay their  own way. The cost of p repa r ing  the financing plan can be recovered 
under the fee structure t h a t  i s  developed. 

The C i t , v  Manager and I have interviewed the consulting f i m s  of Nolte and 
Associates and  BSI Consultants Inc. and are recommending t h a t  the Council 
approve the hiring o f  Nolte and Associates to  perform the public f a c i l i t i e s  
f i nanc ing  p l a n  for the Ci ty  of Lodi. 
attached proposal. 
included providing different types o f  fund ing  at ternatives and hav ing  three 
workshops and/or public hearings w i t h  t h e  deveiopment community dur ing  the 
process. 
financial consultants. Angus McDonald was one o f  the participants a t  the 
League of California Cities Conference i n  San Francisco on a panel enti t led,  
"The Future o f  Infrastructure Financing". The City Manager's office bas the 
tape of th i s  session and I would encourage the City Council to  review it .  

Mr. McDonald made i t  very clear  i n  his presentation that  a new fee structure 
could be implemented a t  any time, however, the best t i m i n g  would be i n  
conjunction w i t h  the development o r  updating o t  an agency's General Plan. 
Since Lodi i s  updating i t s  General P l a n ,  the Ci ty  Manager and I then met with 
Mr. McDonald and representatives from Nolte and Associates and Jones and 
Stokes. 
a f iscal  impact analysis f o r  each General Plan al ternative being developed by 

I t  was pointed o u t  in the Century Meadows, Batch, 

I t  i s  recommended t h a t  a consulting firm be retained to  

Their scope o f  work i s  included i n  the 
We were both impressed w i t h  the i r  scope o f  services which 

Nolte and Associates will be us ing  Angus McDonald and Associates as 

From this meeting, we received the attached propcsal f o r  developing 
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Jones and Stokes,  and f o r  the actual  General Plan f i n a l l y  adopted by the City 
Council. T h i s  f i s c a l  ana lys i s  wit? ensure t h a t  as the General Plan area i s  
developed, the Ci ty  will be a b l e  t o  provide the required se rv ices  and remain 
i n  f i s c a l  balance. I t  i s  recommended t h a t  Nolte and Associaies,  using Angus 
McDonald and Associates,  be re ta ined t o  prwide  t h i s  f i s c a l  impact analys is .  

The estimated c o s t  and proposed funding f o r  t h i s  work i s  shown below. 

Cost Breakdown 

c nc 

Consultant Fee 50,230 
City S ta f f  

TOTAL 

Funding Breakdown 

n 
32 - Gas Tax (40 2;. 70 

t o  58,230 (max) 18.0 Water U t i l i t y ’ ( 3 0 % )  i9;JOO 

$63 ,GOO (nax) TOTAL $63,030 

4,770 121 COR Fund (30%) 19,000 

Fiscal Impact Analysis 
o f  General P l a n  $15,000 General Fund (100%) $15,000 

511 billing would be on a time and mater ia l  basis up t o  the amounts shown above. 

Attachments 

cc: Finance Director 
No1 te and Associates 
Angus McDonald and 
Jones and Stokes A 
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a FISCAL lMPACT ANALYSIS 

OF GENERAL PLAN ALTERNATlVES 
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1, TECHNICAL APPROACH 

- Task Purpose 

Particularly s i n c e  the passage o f  Rropoaition 1 3 ,  cities i n  
California mU6t pay c a r e f u l  attention to whether their t a x  base 
will support the ongoing cast  of public services. The ideal time 
to consider such factors is when a city prspares or u p d a t e s  its 
G m e r a l  P l a n .  

i l l c r e  are t w o  primary reasons to i n c l u d e  a ca r e fu l  and thorough 
f i s c a l  a n a l y s i s  in a General P l a n  program. 

F i r s t ,  knowledge about f i sca l  balance can  a f f e c t  t-he choice _c_I) of a 
General Plan. In the present f i s c a l  environment, some G e n e r a l  
Plan l a n d  use a l t e r n a t i v e s  simply c a n n o t  be made t o  balance,  
fiscally. If t h i e  situation is i d e n t i f i e d  when alternatives are 
be ing  ccmpared, then t h e  alternative can be modified {or it, can be 
re jected i n  favor of another a l t e r n a t i v e  that m e e t s  other c i t y  

-. 

m t  

- 

I objectives) while providing a f i sca l  balance. 

Second, a f i sca l  analysis, done as  part of a Gene ra l  Plan progrm, - provides for efficiencies later in the development process. For 
example, a fiscal analysis of an individual project - particularly 
a r e s i d e n t i a l  project - can be extremely m i s l e a d i n g .  If a 
residential devele2ment project i5 viewed in i s o l a t i c n ,  the cost 
of providing services to residents w i l l  o f t e n  appear to  exceed the v.. 

, .  revenucc: produced by r e s i d e n t s .  

.- T h i s  " i a o l a t e d  project" analysis f a i l s  to recognize t h a t  the 
,_, r e s i d e n t ,  as employee or as employer elsewhere i n  t h e  City of 

L o d i ,  may be contributing to a p o s i t i v e  f i s c a l  balance. - Similarly, the in-commuter employee may be producing a very 
positive f i s c a l  balance, a t  v i r t u a l l y  no incremental Cost for 
public services. 

The alternative to "isolated project" analysis is to evaluate the 
_m* fiscal balance for the General Plan  itself, If the General Plan 

is in balance then every project t h a t  is consistent- with the 
l"* General Plan, has perforce, been a part of the or.iginal General 
k-9 . :  Plan f i e c a l  analyB15 and n e e d s  not be analyzed again .  ff a 

propored project is not consistent with the General Plan, a 
General Plan amendment_ is required. The f i s c a l  balance of the i' 9 
amended General Plan would then be t es ted  as part of  the amendment 
process. Once again, if the arnendec'l Ueneral Plan was in fiscal !.* 

balance (whether or not this balance wae more or less p o s i t i v e ,  

.-... 

1_1 



11- TASK DESCRIPTIONS 

Task B r d u c t s  

The proposed f i sca l  analysis %ill pr0duce.r 

0 a f i sca l  a n a l y s i s  for each G e n e r a l  P l a n  alternative; 

0 a f i s c a l  analysis for the recommended General P l a n ;  

3 a f i s c a l  analysis f o r  the G e n e r a l  Plan, as zdopted by the 
City Counckl  

TaPrk Rxecutian 

The  f i s c a l  analysis will be carried out in cl t o t a l  of f o u r  t a s k s .  

Taek li - Prepare Public Services plans 

McDonald & A s S O C i a t @ S  a s s e r t s  that, while computer models can be 
used very practically to forecast m u n i c i p a l  revenues,  t h i s  is not 
the ca8e  w:.th the  c o s t  o f  municipal services .  T h e  Cost6  of 
m u n i c i p a l  services are the result of decisions t h a t  are originally 
proposed by department heads ,  t h a t  are v a f i d a t e d  by t h e  City 
Manager and that ate ultimately adopted by the City Council. They 
are n o t  the  result of some formula or " l a w  of n a t u r e " .  
Accordingly, McDonald & Associates praposes to simulate t h i s  
d e c i s i o n  process by conduc t ing  a workshop with a f f e c t e d  department 
heads .  "he process is very comparable to that of preparing the 
annual bud the "city" for which a e r v i c e s  are being 

of L o d i  tha 

There fra no question that t h i s  process requires an effort  on the 
part of the City's department heads.  ?re-teeted data gathering 
forms and the use o f  computer models to l i t n i t  the clerical ef for t  
required (e.g., by conver t ing  a department head's estimate of 
ataf f i n g  requirements into an estimat-e of total municipal cost) 
makes the effort. manageable. Experience in other jurisdictions 
has  demonstrated that the process has the addition 
involving all departments in the General Plan progr 
that  a l l  requirements are conaidereU, and, in general, developing 
a team s p i r i t  about decieions that will affect  the City f0 
to come. 
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Task 2 - Prepare forecast of revenues and fund balances 

Estimating relationships will be prepared Car each of the revenues  
in Lodi’s annual budget.  The e s t ima ted  relationship will depend 
n?l the n a t u r e  of the revenue b u t  will, in every c a s e ,  be 
responsive to the underlying land u5e a s s u m p t i o n s .  

The revenue estimates a s  p a r t  of the-present project will be used 
for the horizon year of the General P l a n  recommendation. 
estimating relationship itself will be useful for year-by-year 
estimates t h a t  may be appropriate, in the future, when Specific 
P l a n s  or dsvelopment- agreements are being n e g o t i a t e d .  

The expenditure estimates (from Tabk 1) and the revenue estimat-es 
w i l l  be compared, f o r  Lodi‘s General Fund and Road Fund to 
determine whether the General Plan recommendation is in f i s c a l  
balance. As approprmte,  changes in land uses will be suggested 
to mitigate s f iscal  imbalance. 

UI 
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Task 3 - Integrate Conclusions i n t o  General Plan DocuJaents 

Task 3 providcs for the e f fo r t  necessary to ensure t ha t  a summary 
Of t he  fiscal analysis is presented i n  t-he A l t e r n a t i v e s  Report and 

e recommended and adopted General Plan documents. 

4 - public Bearings 
- 3  * S !  

-i 

The budget provides  €or participation by tho economic 
i n  o n e  public hearing on the General Plan Alternatives and two 
public hearings on t-he recommended General Plan. 

:N 
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- 
Develop Basic FFFscel hriilysis Model For Lodi $ 6,500 

Additional Documentation and Staff Train ing  (1) 

Cost of A n a l y s i s  For Each General Plan A l t e r n a t i v e  

$ 1'000 
s--- 

X $ 1,500 5 
Multiplied by Eive a l t e r n a t i v e s  

c 

P 

Sub-total : 

Totar : 

Notes : 
F- 

1) This a d d i t i o n a l  documenta t ion  arid t r a i n i n g  would produce a 
model that c o u l d  be used independently, by City o f  Lodi 
etaff, w i t h o u t  further consultant involvement. 
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Mr. Jack Ronsko 
Pub? rc GIorks Director 
City of Lodi 

Lodi , CA 95241 

?"9 

$$$ 221 West Pine Street 

3 
SUBJECT: PUBLIC FACILITIES AH0 FINANCING PLAN - CITY OF LODI 

Dear Mr. Ronsko: 

Nolte and Asscciates is pleased to submit this revision to our proposal to you 
to prepare a Public Facilities and Financing P l a n  for the City of Ludi. We 
appreciate being invited t o  submit t o  the City as part of a select group of 
consultants who have experience in this particular type of study. 
mentioned to you on the occasfon of our ;ite visit, we have done and are doing 
a number of these studies. 
with a finance/economic consultant. 

In our most successful studies - -  the iaguna Public Facilities Plan and the 
Antelope/North Highlands Public Facilities Plan  - -  we have performed the work 
with Angus McDonald and Associates and we propose to use Mr. McDonald's firm 
on this study as well. 
Angus McDonald and Associates, the plans have resulted in full adoption by the 
3oard of Supervisors and, with the concurrence of the affected developers, in 
implementation of a financing mechanism appropriate to the circumstances. In 
one case, the plan resulted in primarily Mello-Roos district financing in 
combination with conventional development fees and, in the second case, in the 
use o f  conventional fees exclusively. 

AS we 

In each case, we perform the study in conjunction 

!n the two instances in which we have worked with P 
i t  

proposal we have outlined the tasks which we believe 
mplete the study based upon our current understanding of the 

needs o f  the City. The proposed scope of services will result in a financing 
plan which reflects and i s  part o f  the current General Plan update. 

NQLTE and ASSOCIATES 
Engineers / Planners / Surveyors 

1730 I Street, Sacramento, CA 95814 Tel: (9i6) 446-5020 FAX No. (916) 446-0178 



To: Mr. Jack Ronsko 
December 21,  1987 

ys Page 2 

Before w \  begin work we will want t o  review the  proposal i n  some d e t a i l  with 
you a r d  your s t a f f  t o  r e f i n e  the  scope o f  work t o  be more appropr ia te  t o  the 
t a sk .  We wi l l  want t o  work throug:,out the  p ro jec t  c l o s e l y  w i t h  you and your 
s t a f f  t o  ensure t h a t  the product meets your needs a s  nea r ly  a s  poss ib le .  

I have a l s o  enclosed a proposal f o r  a f i s c a l  impact ana lys i s  o f  the General 
Plan and i t s  a l t e r n a t i v e s .  
i n  balance,  considering land uses,  cos t  of  public s e r v i c e s  and t a x  revenues. 
Mr. McDonald f e e l s  s t rongly  t h a t  th is  i s  an important a n a l y s i s  and t h a t  i t  
e l imina tes  the need t o  consider f i s c a l  impacts o f  individual  projects, provided 
t h a t  they a r e  corisistent  w i t h  t he  (adopted) General Plan. 
i s  a servic- .  t h a t  was not included i n  our o r ig ina l  prcpos31, I am o f f e r i n g  i t  
f o r  your considera t ion separa ta ly .  

Very t r u l y  yours,  

T h i s  ana lys i s  would assure  t h a t  Lodi's tax  base i s  

However, s ince  t h i s  

NOLTE AND ASSOCIATES 

rn 

Wi 1 1 i am Ishmael 
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I .  BACKGROUND 

The City desires  t o  es tabl ish development fees .  Histor ical ly  the c i t y  h a s  
been i n  good financial shape, b u t  ha s  recently adopted (or  i s  in the f i n a l  
stages of adopting) a 5 year C I P  which requires additional sources o f  revenue. 
Among the improvements in the C I P  i s  the expansion of  the C i t y  administrative 
o f f i ce s  from the now too-crowded City Hal?.  A l s o  included are  the major  park  
f a c i l i t i e s  which are included in the Master Plan. 

The City needs t o  get the development fees in place soon because o f  t h e  
growth/annexation s i tua t ion ,  
1981 which requires any annexation t o  the City t o  be submitted t o  a vote. 
Very, very few annexations have been approved. There were e ight  on the ba l lo t  
fo r  l a s t  November. None passed. Vonetheless, the City 's  growth i n i t i a t i v e  
has been ruled invalid by the courts and although the City has undertak, a n  an 
appeal the i n i t i a t i v e  may be invalidated in  a re la t ive ly  short period o f  time. 
I f  t h a t  does happen, then the amount of growth and demand f o r  new c i t y  services 
i s  expected t o  accelerate dramatically. 
place before t h i s  happens. 
the General P l a n  i s  in the process of  being updated, and the updaLe will  a f fec t  
the u t i l i t y  master plans. 

The City had a growth control measure passed i n  

New development fees  need t o  be in 
This needs t o  be done in sp i t e  of the  f a c t  t h a t  

Increasing the development fees may encounter some po l i t i ca l  problems. A 
recent ly added bedroom t a x  was opposed by much o f  the developn!ent community. 
Increasing the water ra tes  f o r  res ident ia l  customers i s  not as much a concern 
as incresi ing ra tes  for comrnercial/industrial customers. The three la rges t  
customers i n  the City are a tomato cannery, General Hi l l s ,  and the school 
d i s t r i c t .  One o f  the reisons the cannery moved in to  the City was due t o  the 

years. There 12 l o w  water r a t e s .  
is no capi tal  buy-in fee.  

There has not been a water r a t e  increase i n  

A sumnary of the existing s i tua t ion  w i t h  each of the new faci  
fees  currently beiiig charged follows below: 

i t  e s  and with 

STOW DRAINAGE FEES 

: .. I f l o  The City charges an acreage fee which pays for a l l  major storm dra 
f a c i l i t i e s .  The pzrks are  used fo r  storm water retent ion,  but the fee does 
not pay for park improvements. 
Although they have not been checked for about 6 years to see i f  the fee 
actual ly  covers expenses, the City s t a f f  believes t h a t  these fees  cover the 
costs .  

These fees a re  increased on an annual basis .  

I -  1 



SE'UIER FEES 

The Ci ty  has a new plant  i n  the predesign phase w h i c h  wil l  c o s t  about S6M. 
Sewer connection fees  and month ly  se rv ice  f e e s  have been/will be increased by 
20%. There i s  an automatic 15% annual increase .  There i s  no overs iz ing 
acreage fee ,  b u t  developers get c r e d i t  f o r  an overs ize  l i n e .  

The sewer master plan i s  in the  process of being upgraded; however, t h ?  update 
has  been pu t  on hold u n t i l  the General Plan i s  done. 

M T E R  FEES 

Water f e e s  Make money f o r  the  City.. 
the Ci ty  pays f o r  new wel ls .  
i n d u s t r i e s  have located i n  the Ci ty  due t o  t h e  low water r a t e s .  
r a t e s  a r e  cur ren t ly  $6.00 per month and will 50 t o  $7.00 per month. 
marter plan i s  budgeted f o r  t h i s  year .  

The Ci ty  does no t  have connection fees; 
Commercial and i n d u s t r i a l  uses a r e  metered and 

Resident ia l  
The water 

$+$ 
; t 

TRAFFIC FEES 
i3 
- P  

None. : *  

1 - 2  
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11. SCOPE OF SERVICES 

The a d o p t i o n  o f  the General Plan i s  expected to begin mid-1988. 
tha t  process, a permanent financing p l a n  will be p u t  in to  place. Our t2am 
will  a t  tha t  p o i n t  work closely with Jones & Stokes t o  provide cost estimates 
fo r  f a c i l i t i e s  needed t o  support the l a n d  uses in the General Plan a l te rna t ives  
and t o  develop a financing plan which enables the General Plan t o  be bu i l t  and 
served. The fo l lwi r?g  tasks out l ine the steps as we now see them i n  t h i s  
process. 

A s  part  o f  

TASK 1 :  iDENTIFY AND PREPARE COST ESTIMATE FOR REQUiRED F A C I L I T I E S  

For eac? o f  t3e land use al ternat ives  developed by the, General Plan, we will  
prepare cost estimates for  the major services - -  water, sewer, drainage, and 
t ransportat ion.  We will work closely with Jcrnes & Stokes in t h i s  process. We 
are asstiming t h a t  three land use a l te rna t ives  will  be evaluated. I n  addition, 
we wil l  include costs  fo r  p a r k  f a c i l i t i e s ,  buildings, and other items 
ident i f ied  i n  the Capital Improvements Program. Maintenance costs  f o r  each of  
the services will be estimated. 

TASK 2: EVALUATE EXISTING FINANCIAL PLAN 

The financing mechanisms currently in place will  be evaluated w i t h  regards t o  
the General Plan a l te rna t ives  and the related inf ras t ruc ture  costs .  The 
appropriateness of  the existing financing mechanism with regards t o  the Genera: 
Plan a l te rna t ives  will be discussed with City s t a f f  and a supplement financing 
mechanism will  be proposed. 

TASK 3: PREPARE R E V E N U E  FORECASTS 

Growth r a t e s  and revenues expected from the exis t ing financing mechanism and 
proposed General Plan a1 ternatives will be estimated. 
wiil  be estimated based on estima4ed timing of buildout o f  the General Plan. 

TASK 4 :  RECOMMEND A F I N A N C I N G  PLAN 

Short fa1 1 s and  overages 

Angus HcDonald & Associates will review the exis t ing fee s t ruc ture  w i t h  the 
City Manager, the Public Works Director, and other City o f f i c i a l s  as 
appropriate t o  del ineate  the exis t ing condition. 

WorkshoD 1: One o f  the key elements t o  a successful project  i n  other 
j u r i sd i c t ions  has been the act ive part ic ipat ion o f  the development cmnunity 
throughout the process and n o t  just a t  the public hearing st:+. 
proposing some workshops t o  do j u s t  t ha t  - -  involve the developers t ha t  
are/have been/plan t o  be act ive i n  the City in to  the process. 
this workshop, i f  held, would be t o  discuss the progress o f  the project t o  
date ,  including the proposed financing schemes, t o  determine reactions frcm 
the developers . 

He are  

The purpose of 

11-1 
PRO025 -K 



w 

! 

TASK 5: DRAFT REPORT 

A d r a f t  r e p o r t  w i l l  be prepared and c i r c u l a t e d  f o r  review 

Workshop 11: 
he?d with deve lope r s  t o  o b t a i n  comments p r i o r  t o  the p u b l i c  hea r ing .  

TASK 6:  

TASK 7 :  PREPARE FINAL REPORT 

A f t e r  p u b l i c a t i o n  of  t h e  d r a f t  r e p o r t ,  a f i n a l  workshop will be 

ATTEND GENERAL PLAN HEARING ON PUBLIC FINJ.!i.ICE 



111- FEE SCHEDULE 

The exact c o s t s  f o r  some of these work items cannot be est imated u n t i l  the  
General Plan a l t e r n a t i v e s  are  ava i l ab le .  For  those items a ranae i s  g i v e n  
now. A f i n a l  estirnats can be given before work i s  begun. 

Task 
No. Task T i t l e  _. No1 t e  

f Cost Estimates f o r  f a c i l i t i e s  $15,000-23,000 
(including maintenance) 
Evaluate Exist ing Financia'i Pyan 1,200 

500 
2 

Prepare Revenue Forecasts 
300 

3 
4 .  Recommend a Financing Plan 
5 Draf t  Report 4.780 
6 Pub1 i c  Hearing 7 50 
7 F in27  Report -- 1,640 

SUBTOTAL 24,170-32,170 
Workshop I 300 
Workshop I1  300- 

- Anqus McCfonald 

500 

2,200 
6,000 
8,000 
4,000 
2,500 
1,500 

24,700 
380 
380 __ 

TOTAL $2$,770-32,770 4 25,460 



IV. PROJECT EXPERIENCE 

m 
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: I  
6.4 

PRDJtCT: LAGUM PUBLIC FACILITIES PLAN 
CLIENT: Sacramento County 
LOCATION: Sacramento, California 

Nolte was responsitle for the v??!,silldry uesigns and cost estimates for  the 
Laguna PublSc Faci7:ties Plan for the County of Sacramento. 
and designed by Nolte included the water, wastewater and drainage systems for 
the 7 sq mi. area. 
with a consideration of costs and institutional arrangements - -  cost analysis 
included both capital and operating costs. 

Surface water supply alternatives were evaluated in terms o f  the internal 
distribution system, transmission t o  the Laguna area and source and location 
o f  treated surface water. Pipe sizes were selected and aligned based on the 
pmjected development. A hydraulic model was used for evaluation of the pipe 
network. 
a t  the American River Water Treatment Plant, water treatment at the proposed 
county facil i ty, the Freeport Treatment Plant, was a1 so considered during the 
course o f  the study. 
capacity, transmission of treated water to Laguna and the najor distribution 

Facilities planned 

This study evaluated alternative means o f  providing service 

Water treatment was assumed t o  be provided by the City of Sacrainento 

Costs were estimated for the purchase o f  water treatment 

S PUBLIC FACILITIES PLAN 

The Antelope-North Highlands area is another of the areas Sacramento County is 
considfiring for urban expansion. Nolte and Associates was hired t o  do the 
planning, design an o s t  estimatiiig of water, sewer, and drainage facilities 

The drainage plan included over 3 miles o f  channel 
s bridge and culvert improvements. Nolte estimated the 

capital and operating costs o f  providing these services. Costs displayed 
included the fee 
service . re expected under various configurations of 
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PROJECT: PUBLIC FACILITIES HASTER PLAN 
C L I E N T :  City o f  Lincoln 
LOCATION: t i  ncol n Cal i forni a 

Nolte and Associates was retained to devefop a public facilities plan for  the 
C i t y  o f  Lincoln. This project entailed the development of capital improvement 
needs, associated costs, and a financial plan. 
project management and determination of water and wastewater facilities needs. 
C o s t s  for the recommended capital improvements were phased over a 16 year period 
based on projected residential and commercial/industrial growth patterns. 
Subconsultants were retained t o  mine the needs f o r  traffic and other public 
facilities and to develop tP- ‘i cia1 plan. 

P 
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Nolte’s responsibility included 
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'fie following paragraphs summarize Angus McDonald & Associates ' 
experience in public facilities finance. One or more of the 
individuals who would be a s s i g n e d  to t h e  City af Lodi 
participated in each of the projects that are l i s t e d .  



L.guna public F a c i l i t i e s  Pinancincj P l a n  

McDonald & Associates  and N o l t e  and Associates prepared a c a p i t a l  
i m p r o v e m e n t s  program a n d  c o m p r e h e n s i v e  f i n a n c i n g  p i a n  f o r  t h e  
4 ,675 acre Laguna area i n  S o u t h e r n  S a c r a m e n t o  County .  Laguna i s  
i n  m u l t i p l e  o w n e r s h i p s  and  has been t h e  s u b j e c t  of d e v e l o p m e n t  
a p p l i c a t i o n s  p r e p a r e d  by major owners.  The i n t e n t  of the  project 
was to  i n i t i a t e  a p r o c e d u r e  for f i n a n c i n g  p u b l i c  f a c i l i t i e s  t h a t  
would be e q u i t a b l e  t o  a l l  c o n c e r n e d  a n d  c o n s i s t e n t  f r o m  
d e v e l o p m e n t  t o  d e v e l o p m e n t ,  The p r o f e s s i o n a l  s p e c i a l t i e s  or. t he  
t e a m  i n c l u d e d  c i v i l  a n d  s a n i t a r y  e n g i n e e r i n g ,  e c o n o m i c s  a n d  
p u b l i c  f i n a n c e ,  s c h o o l  f i n a r L c e  a n d  z u n i c i p a l  d e b t .  T h e  
c o n s u l t i n g  team c o n s i d e r e d  a l l  *:easonable f i n a n c i n g  t e c h n i q u e s ,  
both c o n v e n t i o n a l  a n d  i n n o v a t i v e .  The a d o p t e d  f i n a n c i n g  p l a n  
i n c l u d e d  a r a n g e  of c o n v e n t i o n a l  f u n d i n g  s o u r c e s  p l u s  a 
f a n d o w n e r - i n i t i a t e d  Mello-Roos C o r n u n i t y  F a c i l i t i e s  D i s t r i c t .  An 
on- go ing  i m b a l a n c e  between costs and r e v e n u e s  i s  b e i n g  corrected 
by special  d i s t r i c t  r e o r g a n i z a t i o a .  The f i n a n c i f i g  p l a n  i s  b e i n g  
u s e d  a s  a model f o r  o t h e r  undeveloped  i.&*eas i n  t h e  County .  

A f t e r  the  c o n c e p t  cf a Mello-Roos Distr ict  had b e e n  accepted by 
the C o u n t y  and  t h e  l andowner s ,  Mcmnald & Associate5 w a s  r e t a i n e d  
t o  prepare a n  i m p l e m e n t a t i o n  p l a n .  An e n g i n e e r i n g  t e a m  prepared 
d e t a i l e d  c o n s t r u c t i o n  es t imates  f o r  p h a s e d  d e v e l o p m e n t  O f  
r e q u i r e d  f a c i l i t i e s .  These  estirnstes w e r e  a n a l y z e d  i n t o  year-by- 
y e a r  f i n a n c i n g  r e q u i r e m e n t s .  McDonald & A s s ~ c i a t e s  w o r k e d  
C L o s e l y  r i t h  t h e  C o u n t y ' s  b o n d  a d v i s o r  i n  d e c i d i n g  s i z e  a n d  
t i : i i ng  of i s s u e s .  A complete legal  d e s c r i p t i o n  for u s e  i n  the 
e l e c t i o n  a n d  i n  b o n d  i s s u a r t c e  was prepared. Among the i s s u e s  
w h i c h  were r e s o l v e d  d u r i n g  n e g o t i a t i o n s  w i t h  l a n d o w n e r s  a n d  
County s t a f f  were: 

o p r o c e d u r e s  t o  allow c h a n g e s  from t h e  o r i g i n a l  p l a n n e d  use or 
d e n s i t y  o v e r  t he  20- year  b u i l d o u t  period, 

o methods  o f  d e f e r r i n g  p a y m e n t s  o n  l a n d  w h i c h  w a s  n o t  

o e q u i t a b l e  ways t o  spread f i n a n c i n g  be tween  the  d i f f e r e n t  

o methods and  r e s p o n s i b i l i t i e s  f o r  b i l l i n g ,  a u d i t i n g  and 

T h s  i m p l e m e n t a t i o n  p l a n  i n c l u d e s  me thods  o f  admin i s t e r ing  t h e  
District. 

s c h e d u l e d  for e a r l y  deve lopmen t ,  

avai lable  sources, aqd 

repayment l andowner  advances. 

A detai led p l a n  of administration was prepared. 



C o n s u l t a t a n t  on Development P e e s  For B u i l d i n g  Industry 
Association 

The Central California Buildin2 Industry Associaticn h a s  retained 
XcDonald & Associates to advise t h e  Association on issues when 
jurisdictions in their a r e a  prcpose development fees. Issues on 
which McDonald b A s s o c i a t e s  has  provided consulting assistance to 
d a t e  include: 

0 Consideration of whether sufficient nexus exists between 
development and deaand for the facility to justify a legally 
valis fee 

0 Consideration, of whether proposed development fees are being 
used to remedy city-wide deficiencies in facility standards 

0 Consideration of whether a new facility represents an 
upgrade in service delivery standards beyond that being 
offered jurisdiction-wide 

0 Consideration of whether the development fee is being used 
to finance ongoing costs of operations 

Tax Rates For Galt Union High Schcol Hello-Roos Election 

McDonald & Associates is currently responsible for recommending a 
s e t  of Mello-Roos tax rates that will be offered to the 
District's voters as part of a campaign to build a new gymnasium. 
These tax rates must balance t h e  willingness of residents (and 
voters) to pay with the total financing requirement. A key issue 
will be the tax rate that would be applicable t o  commercial, 
industrial and agricultural. properties. The technical analysis 
of alternate tax rates is accompanied by a c a r e f u l l y  considered 
series of neetings, discussions and public hearings to assure 
pubiic support for the tax rates that are ultimately submitted t o  
the voters. 

Roseville Public Fac t ies  Financing Plan 

The City of Roseville recognized that a capital improvements 
program and financing plan should be an inteqral p a r t  of its 
planning process. McDonald & Associates was retained to review 
and update the City's capital facilities financing plan. All 
required public improvements -- including those that are the 
responsibliity of the school districts -- were considered. Areas 
where schools and different City departments would compete for 
development fees were identified. Market factors such as 
probable future land uses and rates of development were analyzed. 

of landowners to pay the total of applicable taxes or 
der var ious  growth scenarios was examined. All 
requirements for the original planning options have 

been identified aad priced, and a composite multi-year financing 
ing prepared. This plan will form th 



b'* fo r  discussions between affected landowners and the City. Afrer 
agreement is reached on land use ?ollcies, a final financing plan 
w i l l  be prepared which will include recommendations f o r  
imp 1 erne n t a t ion . 
California Transportation C d s s i o n  

a 
3 

Wnen the California Transportation Comqission was created, it was 
4 iven the responsibility to produce a -State Transportation 
Improvement PTGC~~LJCI  (STIP) that reconciled the transpcrtation 
improvement programs of California's regional transportation 
planning agencies and the program recommended by the California 
Departinent of Transportation- McDonald & Associates headed a 
team which advised the Commission when it adopted its first STIP. 
Ccnsulting services included recommendations on project 
evaluatior, procedures, recommendations on policies and criteria 
t o  guide the evaluation and participation with Commission staff 
in the evaluation process and the presentation of recommendations 
to the Commission. The firm was retained again in the two 
succeeding years to provide comparable services. The project 
evaluation procedures that were originally developed have 
continued in use since that time. 

In a related assignment, the consulting team advised the 
p Commission on changes in California's highway fund allocation 
$ 3  procedure. The Commission's enabling legislation gave it the 

authority to revise the manner in which the transportation funds 
are allocated to the geographic regions of the State. The 
consultants' recommendations, which were adopted by the 
Commission and incorporated into its first California 
Transportation Plan, were based on review of the literature, 
extensive evaluation of the effects of the recommendations in r" 

i 4  nd assessment of the relationship between the 
ions and the policy stance of the Commission. The 

I? consulting team also recommended a framework 
t-.F approach to developi revised transportati 

i .  

formula for Californi 

Rancho Cucmonga Facilities Financing P l a n  

McDonald & Associates prepared a comprehensive financing plan fo 
infrastructure in the City of Rancho Cucamonga, San Bernardino 

c.4 County. The pr-zject involved a Citywide review of land use 
alternatives and the consequent implications for facilities 

q requirements. An array of municipal debt financing mechanisms 
s !  Ku was evaluated against the specific requirements of each project. 

5 
, /  
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Santa Rosa C i t y  Hall Expansion 

n architectural team, McDonald & Associates prepared 
a space requirements analysis for the proposed expansion of the 

r i  employment data, and projected growth were supplied to each 
ira* 

, Santa Rosa City Hall. Baseline population, housing and 

department. After a workshop, department heads used 
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f o r n s  t o  e s c i m a t e  s t a f f i n g  Levels over  t h e  n e x t  twenty  y e a r s .  
McDonald & Associa tes  r e v i e w e d  t h e s e  f i g u r e s  i n  t e r m s  o f  

E* a n t i c i p a t e d  changes i n  t echnology ,  exper ience  i n  o t h e r  C a l i f o r n i a  
C i t i e s ,  and personnel  costs. Ths f i n a l  d e t a i l e d  s t a f f i n g  r e p o r t  
e n a b l e d  t h e  a r c h i t e c t s  t o  d e s i q n  p r e c i s e  o f f i c e  plans for each  

k3 munic ipa l  depar tment .  

Antelope/mrth Highlands mblic F a c i l i t i e s  Financing Plan 

w 
i 

h c a p i t a l  improvements program for t h e  Antelope/North High lands  
area of  Sacramento County had Seen prepared by Nolte & Associates 
a s  part  of  a prev ious  p r o j e c t .  XcDonald & Associates p repa red  a 
p u b l i c  f a c i l i t i e s  f inanc ing  p l a n  f o r  t h e  Laguna a r e a .  During t h e  
c o u r s e  of the i n i t i a l  ass ignment ,  i t  became a p p a r e n t  t h a t  i t  
might be possible t o  deve lop  che o v e r a l l  c a p i t a l  f a c i l i t i e s  p l a n  
f o r  A n t e l o p e  i n  s t a g e s  so t h a t  r e s p o n s i b i l i t y  t o  p a y  f o r  
i m p r o v e m e n t s  w o u l d  b e  t i e d  more  c l o s e l y  i n  t i m e  w i t h  
o p p o r t u n i t i e s  t o  Sevelop t h e  l and .  Sacramento County a u t h o r i z e d  
n e g o t i a t i o n s  w i t h  a f f e c t e d  l andowner s  and  t h e i r  e n g i n e e r i n g  
r e p r e s e n t a t i v e s .  A f i nanc ing  s l a n  w a s  u l t i m a t e l y  recommended 
t h a t  no t  only depended O:I szacjed f inanc ing  b u t  w a s  able t o  make 
u s e  of development f e e s  c o l l e c t e d  a t  t h e  t i m e  of d e v e l o p m e n t  
a p p r o v a l  r a t h e r  t han  bonded d e b t  t h a t  would  encumber bo th  l and  
tha t  w a s  be ing  prepared for developed and l and  tha t  w a s  n o t  y e t  
r eady  f o r  development. 

I n c o r p o r a t i o n  F e a s i b i l i t y  Study of W e s t  Sacramento 

McDonald & A s s o c i a t e s  a n a l y z e d  c u r r e n t  l e v e l s  of  s e r v i c e  
d e l i v e r y ,  c u r r e n t  revenues,  development p o t e n t i a l  and impact  on 
Yo10 County of a proposed new C i t y  of W e s t  Sacramento. A s e r v i c e  
a n d  s t a f f i n g  p l a n  a n a l y s i s  o f  f i v e  c o m p a r a b l e  c i t i e s  w a s  
p r e p a r e d ,  both a s  a g u i d e  i n  f o r m u l a t i n g  a n  assumed p u b l i c  
s e r v i c e  p l a n  f o r  t h e  new C i t y  and t o  p rov ide  a way of v a l i d a t i n 9  
the c o n s i l l t a n t ' s  conc lus ions  a g a i n s t  t h e  real e x p e r i e n c e  o f  o t h e r  
newly i nco rpo ra t ed  c i t i e s .  A n  a n a l y s i s  w a s  made of t h e  c u r r e n t  

F / I  County f a c i l i t i e s  i n  t h e  a r e a  and t h e i r  s u i t a b i l i t y  f o r  con t inued  
t a  u s e  for c i t y  and j o i n t  c i t y / c o u n t y  o f f i c e s  and o t h e r  f u n c t i o n s .  

The  c o n s u l t a n t s  r e p o r t  w a s  the  b a s i s  f o r  t h e  L o c a l  A g e n c y  
Formation Commiss ion  s t a f f  report. A c t i v i s t s  i n  t h e  s u c c e s s f u l  
c o r p o r a t i o n  c o l l e c t i o n  c a m p a i g n  d e s c r i b e d  the r e p o r t  a s  
" a u t h o r i t a t i v e "  and  t h a t  t h e  i s s u e  of f e a s i b i l i t y  of t h i s  new 
city w a s  n o t  r a i s e d  a t  any t i m e  i n  t h e  campaign. 

mrth Hatomas Comznunity plan EIR 

McDonald & A s s o c i a t e s  w a s  p a r t  o f  t h e  team t h a t  p r e p a r e d  a 
la comprehensive e v a l u a t i o n  o f  development p o t e n t i a l  for a 14,300 

acre area  eas t  o f  the  S a c r a m e n t o  M e t r o p o l i t a n  A i r p o r t .  The 
f i r m ' s  i n v o l v e m e n t  i n c l u d e d  d e f i n i t i o n  of m a r k e t  p o t e n t i a l ,  
fiscal a n a l y s i s ,  a n d  a p r e p a r a t i o n  of a p u b l i c  f a c i l i t i e s  
f i n a n c i n g  p l an .  The i n t e r a c t i o n  of t h e  team produced a l t e r n a t i v e  
s k e t c h  plans t h a t  a t t e r - s t e d  t o  balance a l l  r e a l i s t i c  concerns.  
Since major s i t e s  i n  a d j o i n i n g  a r e a s  were a lso  b e i n g  s t u d i e d  for  

I"", 
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development, market research to determine sources of investment 
and ability to capture market share from potential locations was 
an important part of the study. Critiques were solicited from 
City and County staff and other interested parties. A detailed 
analysis of refined formal E I R  alternatives was prepared. The 
analysis concentrated on the implications of phased public 
improvement financing for each alternative. The EIR presented a I 

mitigated financing plan that dealt directly with potential 1 

financial impacts associated with proposed development. 

Description af the Angus HcDoRald & Associates Firm 

j 

Financing Public Pacilities/Services 

Assessment of requirements for public facilities and services and 
the assessment of techniques for financing infrastructure for 
develo_ment projects have increasingly become a necessity, both 
because of state and federal environmental assessment 
requirenents and because of concerns about local fiscal impacts. 
McDonald & Associates has played a leading r o l e  in California in 
developing procedures for economic assessment and public 
facilities financing plans and in putting these procedures into 
practice. Experience in economic and fiscal impact assessment - 
has included evaluation Of general plans, specific plans, and 
major capital projects. Feasibility studies of new cities and 
impact studies of proposed annexations are a significant portion 
of the practice. 

A cost/revenue evaluation can solve problems rather than merely 
create of report. The firm has emphasized the use of economic 
sssessment as  a positive contributor to project evaluation, 
selection, and modification rather than as an ancillary 
requirement unrelated to the needs of the proponent or the local 
agency. 

h major point of a fiscal analysis is to detect instances where 
there will be variations -- whether favorable or unfavorable-- 
from the “average” conditions. NcDonald & Associates will 
utilize the average cost or revenue approach only if it is clear 
that no significant incremental effects are likely. The analysis 
compares the costr and revenues by fund. Further, the anzlysis 
compares the net surplus (deficit) foreach alternative. Thus, 
policy makers can use fiscal criteria in evaluating alternative 
development proposals. 

A s  a general statement, local governmental revenues respond to 
external factors such as taxable value of property, location of 
retail sales, and the workings of statutory formulae such as 
those that control the allocation of the motor fuel t a x  or the 
cigarette tax. Thus, revenue forecasts can often be the subject 
of formal forecasting models that respond to these external 
factors- McDonald & Associates has developed a set of such 
models for the revenue sources typically available to local 
governments. These models a re  continually updated to reflect the 
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m o s t  r e c e n t  c h a n g e s  i n  s t a t e  a n d  f e d e r a l  l a w s  t h a t  a f f e c t  the 
v a r i o u s  r e v e n u e  s o u r c e s .  

The r e s u l t s  of i n t e r v i e w s  p l a y  a k e y  role i n  t h e  d e v e l o p m e n t  of 
c o s t  es t imates  i n  a p u b l i c  f a c i l i t i e s  f i n a r , c i n g  p l a n .  Mctmnald & 
Associates  h a s  c o n c l u d e d  t h a t  h i s t o r i c a l  c o s t  s t u d i e s  O r  cos t  
f o r e c a s t i n g  m o d e l s  s h o u l d ,  i n  a l m o s t  e v e r y  i n s t a n c e ,  be 
supp lemen ted  5 y  de t a i l ed  d i s c u s s i o n s  w i t h  the  h g e n c y  t h a t  w i l l  
provide s e r v i c e s .  P u b l i c  costs a re  n o t  t h e  r e s u l t  of u n i t  costs 
or past t r e n d s .  They r e f l ec t  d e c i s i o n s  a b o u t  l e v e l s  of s t a f f i n q  
a n d  s e r v i c e .  A c t u a l  i n c r e m e n t a l  c o s t s ,  i n  a n y  i n d i v i d u a l  
c i r c u m s t a n c e ,  a r e  also h i g h l y  s e n s i t i v e  t o  d e t a i l s  s u c h  a s  
r e m a i n i r i g  c a p a c i t y  or c u m u l a t i v e  i m p a c t s  of o the r  proposed 
d e v e l o p m e n t s .  

T h e  f i r m  i s  r e g u l a r l y  i n v o l v e d  i n  n e g o t i a t i o n s  r e g a r d i n g  
deve lopmen t  charges f o r  both p u b l i c  and  p r iva t e  Sector c l i e n t s .  
McDonald & Associates placed c o n s i d e r a b l e  e m p h a s i s  o n  t e c h n i q u e s  
a n d  p r o c e d u r e s  t o  i d e n t i f y ,  a t  a s i g n i f i c a n t  a n d  i l l u s t r a t i v e  
l e v e l  of d e t a i l ,  t h o s e  w h o  w i l l  e n j o y  t h e  b e n e f i t s  and  those who 
w i l l  bear t h e  b u r d e n s  of a g i v e n  p ro j ec t .  I n  a d d i t i o n  t o  
e v a l u a t i n g  n e t  b e n e f i t s  and  b u r d e n s ,  i t  i s  e s s e n t i a l  t o  i d e n t i f y  
the s p e c i f i c  i n s t a n c e s  and  t h e  spec i f ic  p o p u l a t i o n  s u b g r o u p s  o n  
w h o m  b e n e f i t s  a n d  b u r d e n s  w i l l  f a l l .  S i m i l a r l y ,  emphasis i s  
placed on i d e n t i f y i n g  a l l  i n s t i t u t i o n s  (e.g. e a c h  c i t y ,  Coun ty ,  
s c h o o l  d i s t r i c t ,  or  specia l  d i s t r i c t )  t h a t  m i g h t  be affected by a 

t i c u l a r . .  p r o j e c t .  T h i s  b e n e f i t  a n d  b u r d e n  a n a l y s i s  i s  
e n t i a l  i n  e s t a b l i s h i n g  a n  e q u i t a b l e  f i n a n c i n g  p l a n .  

L= 

yun 
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egional Economic Analysis 

cDonald  & Associates has  prepared economic  base s t u d i e s  a n d  m i d -  
r a n g e  and l o n g- r a n g e  economic  fo recas t s  for s u b s t a t e  r e g i o n s ,  
c o u n t i e s  and  c i t i e s  a s  p a r t  of l a n d  u s e  a n d  g e n e r a l  p l a n  r e v i s i o n  
p r o g r a m s ,  or a s  a n  e l e m e n t  of t r a n s p o r t a t i o n ,  water q u a l i t y ,  or 
o t h e r  f u n c t i o n a l  p l ans .  Typical a c t i v i t i e s  i n c l u d e :  

0 E v a l u a t i o n  of e c o n o m i c  t r e n d s  a n d  l o c a l  c o m p e t i t i v e  
a d v a n t a g e .  

0 P r e p r a t i o n  of forecasts for k e y  export base i n d u s t r i e s .  

0 E v a l u a t i o n  of  t h e  r e l a t i o n s h i p  of a g r i c u l t u r e  t o  the 
economy, spec i f i ca l ly  t he  impact of u r b a n  l a n d  u s e  p r e s s u r e  
upon a g r i c u l t u r e .  

0 A s s e s s m e n t  of  sources of r eg iona l  i n c o m e  a n d  growth not  
c re la ted  to  new expor t  base i n d u s t r i e s ,  such a s  increased 

r e t i r e m e n t  p o p u l a t i o n s  or o t h e r  . ~ 3 0 u t c a 3  of t r a n s f e r  
LI_ payments . 

- 

0 E s t i m a t i o n  of to ta l  d i r e c t  plus i n d i r e c t  economic a c t i v i t y .  

'- 1 
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0 Estimation of changes in employment opportunity and 
occupation or skill requirements. 

p*r 

0 Estimation of future demand f o r  land and allocation of 
demend to the effectively available supply. 

P 
0 Estimation of population shifts and changes in demand f o r  

services (. 

0 Recorsendations on economic development strategy - 
The firm p l a c e s  considerable emphasis on selezting both a 
technique of analysis and a level of detail that is appropriate 
to the need of the project and its budget. Techniques have 
ranged from development of complex econometric models to 
application of simple trend line analysis. A technique tnat has 
proved to be economical and highly effective has been the use of 
substate or regional input/output models. Such output models are 
used to estiinate direct plus multiplier effects of changes in a 
region's economy. Input/output models are highly suited to 
assessment of the impact of capital investments. 

fl Pinalcial Feasibility Analysis 

The financial feasibility studies which McEonald G Associates 
prepare for development projects typically involve: 

iva 

0 A n  analysis of population and demographic trends and 
underlying market support for alternative land uses. 

0 An assessment of the strengths and weaknesses of existing 
and potectial competitive projects and land uses. 

0 An evaluation of a project's financial feasibility based on 
estimates of revenue and expense over time, combined with a 
discounted cash flow analysis or an analysis of return on 
investment. 

o A review of public agency concerns or regulatory issues that 
may be encountered. 

A 

P financial feasibility studies. 

I ^ .  First, market research quite properly considers the develcpment 
history and current building trends in an area. Nonetheless, 
trend analysis alone is an invitation to excessive supply, unless 

a l s o  considered. Changes in the employment base, changes in 
P- rates of household formation, and changes in public pol~icy are 
. ,  all factors that must be considered. 

Our principles govern the conduct 0 2  the firm's market and 

>- \ the underlying economic and demographic generators of demand are 

*- 

Second, McDonald & Associates uses computerized cash flow models 
extensively but always within the perspective of the client's 



needs. The firm's computer models are 5lexible enouqh to analyze 
the financial structure of highly complex projects -n terms that 
are relevant to that project. Format and content a re  readily 
adapted to the requirements of the project rather than offering 
only a single format resulting from an inflexible computer model. 
The models have been used for complex analyses t h a t  Consider long 
L i m e  per iods  and the effects of inflation. 

Third, alternative organizational and financial arrangements are 
r , o r ; n a l i y  considered a s  part of the feasibility study. 
Examination of alternative forms of financial participction may 
b r i n g  to light opportunities fo r  meeting simultaneously the 
objectives of different classes of investors. Similarly, 
attention is given.. to the after-tax -consequences of developnent 
strategies as they affect various classes of investors. 

Finally, McDonald b Associates considers a complete understanding 
of the economic and financial aspects of a development project to 
be essential but, by i t s e l f ,  insufficient. A realistic 
feasibility study must also be based on a thorough understanding 
Of the specific business or businesses that will develop as part 
of the project. The firm regularly makes use of specialized 
consultants who review the feasibility study from the perspective 
of an experienced practitioner familiar with the day-to-day 
requirements of a particular business or land use being 
considered. 

Transportation Finance and Management 

The issues involved in financing major transportation facilities 
cover a quite broad range of subjects. A decision about a 
financing plan may depend on: 

0 Establishment of policy guidelines about relationships 
between direct user fees, dedicated rzvenues charges 
associated with development in a transportation corridor, 
and general fund revenues. 

0 A realistic estimate of the revenues that will actually be 
available, given a set of policy guidelines. 

o A realistic evaluation of the availability of federal ar 
state grant funds together with a current and detailed 
familiarity with agency policies that may affect the 
distribution of these funds. 

0 An accurate assessment of any relationships between revenue 
policies and the responses of riders or other system users. 

o An ongoing assessment of relationships between revenue 
policies and operating costs -- particularly the costs that 
are dependent on labor/managernent agreements. 



McDontld C Associates is experienced in each of the above areas. 
They have also advised general purpose governments in short-term 
and  long-terin financial issues, including issues relating 
transportation decisTons to land use impacts that may result f r o m  
o n e  or another transportation solution. The f i r m  has recommended 
both conventional and novel revenue sources and other appropriate 
responses to transportation s y s t e m  finance following the passage 
of -Proposition 13 a n d  the general constant dol la r  decline in 
funds traditionally dedicated to transportation system finance 
including highway u s e r s  taxes and federal grants. 



I .  V. RESUMES 

W I L L I A M  ISHMAEL - PROJECT P'JNAGER 

WALLY 5ANf)ELfN - PROJECT ENGINEER 



N O L T E  Q U A L l F i C A T i O N S  
R E S U M E  

B.S.C.E. - Duke University, Durham, North Carolina 
M.S. fIJrban I’!anning) - University of Michigan 

Registered Civil Engineer - California 31056 Kentucky 8583 
Certified Planner - A.I.C.P. Member 

r 

Mr. khmae! has had professional experience in both the planning and engineering of 
major investments. As deputy director of the Richmond Nirginia) Regional Planning 
Commission, he was responsible for the performance of land use and faciliiies planning 
projects for locat governments. These projects included comprehensive planning on a 
countywide and area t~z i i s ,  as well as sewage collection and lreatinent plant df5ign. 

As a commissioned officer in the Unikd states Navy, Mr. Ishmael managed comtruclion 
projects up to five million dollars as the assistan1 resident officer in charge of 
construction in Pearl Harbor, Hawaii. lie also served as public works officer for several 
of the Navy shore cornmanas. In that capacity, he was responsible for cwiral 
progr.mming. design and accomplishment of projects. Typical projects consisted of 
maintenance, repair, ,rehabilitation, or conslrudion of Naval shore facilities. 

With the Sacramento office 01 Nolte and Associates, Mr. lshniaef is responsible for. the 
coordination of planning ac!ivi!ies in &?i!isn tc his twolvement in civil engineering 
projects. 

PARN\L PROJECT ACCOMPU 

Land Use Planninri - f’uMic Clienls 

Ptanning for City-Owned Pace:, City of Lincoln 
Pubiic Facililies Plan, AntelopeNorth HigMmrds Area, County of Sacramento 
PuMic Facilities Plan, Laguna Area, County d Sacramento 
Density Study, City of Fokom 
1-5 Corridor Study, County of Cokw 
Feasibilily Study for Purchase of Excess Cat 
Area General Plan, Stonyford-Lodoga Area, County of Colusa 
Sphere of fnffuence Study, cities of W!!im SKI Colusa 

, I-8G, Ci!y of Sacramento 
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S E S U M E  
W I X M  ISHMAEL 

k i d  Use Alternatives 
"laming !or Development in Sourh Placer County" CThe Highway 65 Bypass Study), County 

G;ov.$h Management Alternatives Siildy, COURIY of Alpine 
Area General Plan, Senton, Hammil and Chalfant Valleys, County of Mono 
Area General Plan, Hilton Creek - Long Valley, County of Mono 
Draft Area General Plan, Eagle M e ,  County of Lassen 

P- 

of Placer 

iD 

tad Wse PIanninR - Private Clients 

Southporl Industrial Park, Southpark Investors, City of West Sacramento (640 acre water 

Coun:ry Creek Esiates, Rivewest Development Company, County of Sacramento (1,000 acre 

Pg 

7tr rebted indiJstrial site on the deep water ship channel) 

Industrial Site Feilsibitity Study, Sacramento 

fnvirqnrnentai Analysis 

Technical Reports for the EA - Del Norle Prison. Department of Conedions 
EIR - Lincoln Airpark, Cily of ljncoln (360 acre mixed use development) 
CIR - Hikon Creek Area General Plan and Benton, i-lammil, and Chalfant Valleys Area 

Genera! Plan, County of Mono 
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N O h T E  Q U A L I F l C A T t O N S  
K E 5 U IM E 
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F. WALLY SANDELIN 
Associate En,' weer 

EDUCATION 

M.5C.E.IM.S. (Environmenidi) - Universily of califoinia, Davis 

PROFESSIONAL 
QUAURCATIONS: 

Registered Civil Engineer - California 39895 

WERIENCE: 

htr. Sandelin is a project manager for Nolte. He joined Nolte after 
tanager in the Mr. Sande!in brings lo the No1 
Sanding of the eratiorti of iocaf agencies and 
a! interacting with county and city governments. His analytic and m 
public relations experience have bee n asset to those projects where he has been 
assigned. 

Mr. Sandelin has been in charge of 
including those for the City of Sacramento AntelopeNorth Highlands are 
Fokom. Mr. Sandelin recentiy completed a water system feasibility study 

o County. 

erous water and wastewater feasibility studies 

We for assessing the environmenlal impacts 
wate; projects. In this capacity he was invoked with the design of water 
distribution, treatment and pumping facilities. He  also has completed cost es 
for capital improvements ion and maintenance. 
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ANGUS McDONALD (t NSOClA?ES 

ANCtrS McDOMLD 

SCOTT MENDE 



A S G U S  h'. McDONALD 

pr  incip 1 
? . ' , cmt l~ ld  & Associates 

FIELDS OF EXPERIENCE 

P u b l i c  Facilities F i r i a n c i n 9  

Analysis of capital i m p r o v e m c n t  and s e r v i c e  r e q u i r a r n e n t G  for 
cities, counties, school d i s t r i c t s  and other special 
d i s t r i c t s .  preparati.cn of f a c i l i t i e s  and services plans ,  
with emphasis on pubiicjprivate cooperation in f i n a n c i n g .  
Examination of alternative financing plans and construction 
phasing. 
a n  adopted facilities f i n a n c i n g  plan. 

Recornendation of ~ t r a t e g i e s  for implementation of 

Market analysis and f i n a n c i a l  feasibility studies o f  
comerc i a l ,  r e c r e a t i o n ,  and. res'dcztial developments. 
Analysis of after-tax i n v e s t m e n t  consequences for  t a x -  
motivated individuals, 
ifivestment analysis. 

Economic base etudies and fo recas t s  of regional economic 
a c t i v i t y ,  
Using techniques of i n p u t / o u t p u t  analysis. 
dernoqraphlc/economic re lat ionships  aild t r e n d s  in labor force 
participation and household formation. 

Development of computer models for 

A n a l y s i s  of direct and induced economic impacts, 
E v a l u a t i o n  of 

Public Administration and F i n a n c e  

Desi 
state and local governments. 
stcdies for cities, counties, and d i e t r i c t s ,  
the effectiveness and cost of alternative forms of govern- 
ment organizationL 

ting and financial rnanclgement systems for  
Organization and management 

Evaluations o f  

Preparation of financing plans and grant 
ipal in charg and direct parti 
impact evalu ions of proposed 

n i n g  roadway imptover:ents and 
developing a l ternat ive  transportation strategies for 
expanding metropolitan areas. Analysis of public transit 
and paratransit operations. Evaluat ion of e x i s t i n g  Bystem 
and recommendation8 for  infrastructure and transportation 

rejected as much. as 50 years i n t o  the future. 
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Pr i nci pa 1 
McDonald & A s s o c i a t e s  - - 

PROFESSIOSAL HISTORY 

P 

P r i v a t e  consulting Pract ice  

1964 - Present EIcEonald & Associates and predecessor 
firms: Associate, t h e n  Principal 

Private I n d u s t r y  

1954 Systems Engineer, International 

1958 - 1963 E n g i n e e r ,  Shell Deve3 opment Company 

Business Machines, Inca 

Re 6 ea r ch - 
1963 Research Assistant, Department of .. 

3 I n d u s t r i a l  Engineering and Operations 
Research, Universiti' of California, 
Berkeley 

ca 

B . S . ,  Engineering, U . C . L . A . ,  1958 

P r o  fe E s iona L Eng i nee r 



SCOT €3. MENDE 

Vice President 
McDonald a Associates 

---- - 
FIELDS OF EXPERIENCE 

F i s c a l  linpact Analysis 

Preparation of numeroGs public service p l a n s  and fiscal impact 
reports for  cit ies ,  counties and special districto. Author of 
in t egra ted  compter  fiscal impact models to estimate revenues 
generated by projects. 
techniques designed to standardize agency s t a f f  inputs regard- 
ing public service cost requirements associated with projects. 

Extensive experience w i t h  interview 

Economic Analysis - 
Work on various components of General and Specific Plans. EIRs 
and independent studies, i n c l u d i n g  ongoing route p l a n s i n g  and 
operations consulting 50 a private t r a n s i t  group and vehicle  
aelection for 2% University intra-campus s h u t t l e .  Projections 
of employment trends  by i n d u s t r i a l  and occupational sectors and 
comparison w i t h  s t a t e  and national txenrls.  
cations of population and employmsnt based  on l and  use designa-  
tione and capabilities. 
market feasibility a n a l y s i s .  

Sub-regiokkal alfo- 

project economic impact analysis and 

Capital Improvement. Financina 

Preparation of capital improvement financing plans for c i t i e s ,  
etricte, assessment districts, redevelop-  
nd private ports, and the S t a t e  Transporta- 
gram. Development of integrated computer 

odels  to test the f e a s i b i l i t y  of alternative assessment spread 
ormulae for project related infrastructure, and agency-wide 

entation ana auya~v;6ian of oornputer nperpt$ons for  a land 
Deeign and programming of comprehensive 

modellfng systems, accounting models, 
Participation in an archaeological 

esource predictive model. 



-+"*-.- SCOT H .  MENDE 

McDonald i% Associates 

--- -- 

PROFESSIONAL HISTORY 

1983 - Present ABsociate, McDonald 6, Associates 

1982 - 1983 Analyst,  McDonald ti Associates 

1981 - 1982 Research Assistant, McDonald & A s s o c i a t e s  

1979 - 1380 Archaeological Technician 

Basin Research Associates 
1979 Transportation Consultant, University 

of California, Berkeley, Parking D i V .  

Economic Consultant, Cormittee 
for the Preservation of the J i tneys  

1978 - 1579 

EQtrCAT ION 

A.B., Economics, University of California, Betkel 1979 9 
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ANGUS XcDONALD b ASSOCIATES 

REFERENCE t I S T  



Roger Storey 
C i t y  Manager 

C i t y  of Davis  
(916)  756-3740 

Keith Schneider 
C e n t r a l  California Building Industry Association 

(209) 529-4531. 
m 

‘41 

Barry  Steiner, Esq. 
S u p e r v i s i n g  Deputy County Caunsel 

Sacramento County 
(916) 440-5564 am 

I $  

F r e d e r i c k  B a r n e t t  
P u b l i c  Works Director 

t C i t y  of R o s e v i l l e  
prer (916) 781-0330 

Jon Holfan 
Community Development Department 

C i t y  of Union C i t y  
(415) 471-3232 

Robert Remen 
C a l i f o r n i a  T r a n s p o r t a t i o n  Commission 

(916) 445-1690 




